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AND GROWTH ALLOCATION AND METHODOLOGY REPORT

RECOMMENDED ACTION:

Accept attached Economic and Growth Aliocation and Methodology Repoit as a
general guide for the expected leve!l and distribution of future popuiation and economic

growth for use in drafting General Plan policies and the land use diagram and in
preparing the General Plan EIR in Phase 2 of the General Plan Update program. (The

Report was previously sent as Advanced Agenda Material.)

FISCAL POLICY:

On November 5, 1996, your Board approved an Agreement with Mintier & Associates
for the preparation of the Fresno County General Plan Update Program. The Board’s
action included an allocation of funds from the General Fund Budget Unit 4360/0300 to

prepare the General Plan Update.

Acceptance of the Economic and Growth Allocation Report will not have any direct
fiscal impacts on the County. :
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BACKGROUND

At its JUIS/ 28, 1998, hearing, the Board of Supervisors provided direction to County
Staff and the General Plan Consultants regarding the Preferred Economic and Growth
Scenario to be pursued in the preparation of the Economic Development Strategy and

the General Plan Update. The Preferred Scenario is a combination of Economic
Scenarios B/C (Shifts in Agricultural Production/Value-Added Agriculture) and D (Non-

Agricultural Basic Employment).

Since the Board's direction in July 1998, County Staff and the General Pian
Consultants have worked with the city planning directors of Fresno County, and the
staff of the Council of Fresno County Governments and the Local Agency Formation

Commission (LAFCO) through a series of monthly meetings to develop a statistical
description of the “Preferred Scenario.” In developing this description, the Consultants
used a slightly revised version of the methodology they used to prepare the Economic

and Growth Scenarios report in the Spring of 1998.

In the development of the statistical description of the Preferred Scenario, there was
extensive discussion of both the countywide population and employment projections for
2020 and the distribution of projected growth among the cities and the various
unincorporated geographic areas of the county.

After the second draft of the allocation report was prepared in November, the California
Department of Finance (DOF) released a new set of statewide population projections
that lowered the estimated popuiation in Fresno County in 2020 from roughly 1.5 million
to 1.1 million, a 54 percent reduction in population growth. After further discussion with
DOF Staff and among County Staff, the Consultants, and city planning directors, the
Consultants revised the allocation report based on the new DOF figures. '

DISCUSSION

The Economic and Growth Allocation and Methodology report projects future population

and job growth countywide through the year 2020, aliocates this population and job
growth among the county’s 15 incorporated cities and five unincorporated geographic

sectors of the county, and translates the population growth into demand for residential
land and the employment growth into demand for non-residential land. .

This economic and growth éllocation will be used as a general guide for the expected
level and distribution of growth to assist the County Staff, General Plan Consuitants,
and other update participants in drafting General Plan policies and the land use
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diagram, and in preparing the General Plan EIR in Phase 2 of the General Plan Update,

Consistent with existing County policy and the recommendations of the Landscape of
Choice_r,eport, the growth distribution component of the allocation directs approximately

93 percent of new population and new jobs to incorporated cities.

As stated above, the Economic and Growth Allocation and Methodology report that is
recommended for adoption has been revised extensively based upon dialogues with
the cities and other agencies, new population projections from the DOF, and policy
direction from your Board with respect to the preferred combined economic scenario
and conformance with the Landscape of Choice document. Some of the process

participants still maintain the 2020 DOF projections for Fresno County are too
conservative. Likewise, some of the cities have pointed out that reduced countywide

growth estimates translates into projected future growth rates for them that are well
below their historical growth rates and the rates assumed in their current general plans

and infrastructure plans.

Earlier private sector projections had also been higher for the Central Valley, and for
Fresno County in particular. However, more recent projections prepared by Stephen
Levy, Senior Economist with the Center for the Continuing Study of the California

Economy, which publishes independent population and employment projections, are

consistent with the new DOF projections.
The report acknowledges that to the extent the proposed Economic Development

Strategy is successful, more workers may be attracted to the county, leading to
papulation growth higher than projected by DOF.
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INTRODUCTION -

As part of the Fresno County General Plan Update program, County Staff and the General Plan
Update Consultants prepared the report Economic and Growth Scenarios: Perspectives on the Year
2020. The report was published to solicit direction on the economic and growth philosophy that
would guide preparation of the Draft General Plan. Following extensive public review and
hearings and recommendations by the Planning Commission, the Board of Supervisors on July 28,
1998, selected a combination of Scenarios B (Shifts in Agricultural Production), Scenario C (Value-
Added Agriculture), and Scenario D (Non-Agricultural Basic Employment) as the “Preferred

Scenario.”

Scenario B emphasized growth in agricultural production employment resulting from a shift in
crop patterns from cotton and other lower-value crops to higher-value crops such as fruits, nuts,
and vegetables. Scenario C projected a significant increase in industrial development resulting
from value-added agricultural business activity and employment. These two scenarios were
combined in the Economic and Growth Scenarios report since their land use implications overlapped
substantially. Scenario D projected a significant increase in non-agricultural manufacturing and
information technology industries in Fresno County. _

As part of its direction, the Board also endorsed the recommendations of the Landscape of Choice
report. '

The General Plan Consultants used a slightly revised version of the methodology they used to
prepare the economic and growth scenarios to prepare a statistical description of the Preferred
Scenario. This Preferred Scenario also reflects new State Department of Finance (DOF) population
projections which are substantially lower than the projections used as a basis for the Economic and
Growth Scenarios report. The first part of this report describes the methodology for defining the
preferred countywide economic scenario and allocating jobs and population to county geographic
areas and cities. The second part of the report describes the methodology for translating the
preferred economic scenario into a physical growth scenario.

Before describing the methodologies, however, several points need to be made about the
geography of the allocation process. The process allocates jobs and employment to five geographic
areas and to 15 incorporated cities as shown in Exhibit 1. . _

In the case of the incorporated cities, the allocation process uses the current LAFCO-adopted
spheres of influence instead of current city limits to define the city. New jobs and population are
allocated to city spheres without regard to whether there is sufficient land or adequate services
today within the spheres to accommodate the projected growth. Thus, the allocation process treats
cities more like centroids than physically defined containers for growth.

Economic and Growth Allocation and Methodology 1 February 11, 1999
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J‘r

METHODOLOGY FOR DEFINING THE PREFERRED COUNTYWIDE ECONOMIC
SCENARIO AND FOR ALLOCATING JOBS AND POPULATION TO COUNTY

GEOGRAPHIC AREAS AND CITIES

Total Poliulation and Employment Growth

The first step in creating the Preferred Scenario was to reconcile the earlier scenarios to the new
California Department of Finance (DOF) projections released in 1998. The new DOF projection
reduges the year 2020 county population from 1,505,500 to 1,114,403, reducing projected 2020
population by 26 percent and the 1996-2020 growth increment by 54 percent. The new 1996-2020
projection averages 1.6 percent annual growth, compared to 2.5 percent that occurred during the
1970-1990 period and 2.2 percent from 1990 to 1996. The most recent growth rates have been below
two percent and DOF projects over the long term that Fresno County will move closer to the state
average which DOF projects to decline from the high growth periods during the 1970s and 1980s.
DOF also projects that Fresno will continue to experience the lower in-migration rates of the past

several years compared to the early 1990s.

While earlier private sector projections show the Central Valley and Fresno in particular with a
larger share of future statewide growth. The view reflected in the new DOF projections is
corroborated by Stephen Levy, Senior Economist with the well-respected Center for the Continuing
Study of the California Economy, which publishes independent population and employment
projections out to the year 2005. Mr. Levy suggests that accelerating employment growth in the
metropolitan regions of the state will zesult in slower growth in the Central Valley and this trend
will not change until significant economic diversification occurs in the interior regions of the state.

The DOF projections reflect a continuation of past economic development trends in Fresno County
and do not recognize the potential impact of the County’s proposed Economic Development
Strategy in terms of increased job growth or shifts in the type of jobs that may be created in Fresno
County. However, since the main concemn of the proposed Economic Development Strategy is
improving the balance between job growth and the growth in labor force, County Staff and the
Consultants recommend using the DOF projections in the Preferred Scenario for purposes of
updating the General Plan. The Preferred Scenario, as described below, includes higher rates of
job growth in relation to population growth than the county has experienced in the past. The
primary desired outcome of this projection would be a reduction in the long term unemployment
rate in the county. A secondary effect, not explicitly included in the projection, may: be that the
increased job base would attract additional workers from other regions and thus increase net
migration and total population growth in the county above the level currently projected by DOF.

Exhibit 2 shows the Preferred Scenario and the projected growth over the 1996 base year. In
constructing the employment projections, three economic sectors provided the driving forces
consistent with the Board of Supervisors’ direction on the Economic and Growth Scenarios report.
These sectors include agricultural manufacturing, non-agricultural manufacturing, and comumercial

office development. In addition, the agricultural production employment (farm labor) follows a

Economic and Growth Allocation and Methodology 2 February 11, 1999
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moderate growth curve that reflects the countervailing net effects of crop changes and
technological improvements in production practices. Supporting business sectors such as
warehousing, distribution, and transportation activities were projected to grow in proportion to
job growth in the four main sectors mentioned above, Other business types such as retail/servicas
and public/institutional were projected to grow in relation to the new DOF population projections.

The total level of employment growth was projected at a rate to achieve a reduction in the average
unemployment rate from about 13 percent currently to four percent by 2020, The bottom line in
the exhibit shows the current and projected relationship between population and jobs in the
county. In 1996, the number of jobs is estimated to be less than half the size of the population.
For the 1996 to 2020 growth period, the number of new jobs is projected to be about two-thirds of
the number of new persons residing in the county, resulting in a four percentage point increase
in the jobs to population ratio-and about a nine percent improvement in the relationship between
jobs and labor force. As noted above, this does not account for the possibility of increased in-
migration of workers which would exert continued upward pressure on the county’s

unemployment rate.

Growth Allocations to the Cities and the Unincorporated Areas

The process for the geographic allocations began with projecting basic employment (agricultural,
industrial and regional office) in each jurisdiction. Population growth partially follows the basic
employment distribution, with the remainder based on independent projections made by the
Council of Fresno County Governments (COG). The total population projections for each
jurisdiction provided the basis for distributing non-basic, or local-serving employment. Thus, the
model assumes that basic employment drives part of the growth throughout the county. The first
step in the process was to develop a 1996 base for each jurisdiction as described below. See the flow

chart in Exhibit 3 outlining the overall process.

The 1996 Base -

The COG prepares regional land use projections for use in its regional transportation model (see
Exhibit 4). This information was a useful starting point for the geographic allocations, with several
adjustments. The first adjustment to the COG data was to increase total county employment and
to decrease total county population. The population figures were adjusted to reflect more recent
estimates by the California Department of Finance. The increased employment is due to the fact
that Federal Bureau of Economic Analysis (BEA) figures for Fresno County showed higher total
employment due primarily to differing estimates in farm labor, but also due in part to more
comprehensive estimates in self-employment, which is frequently missed in wage-based
employment estimates. The total of 359,000 jobs for the county matches better the labor force
figures in terms of employed and unemployed residents in the county.

The next step was to adjust the distribution of development to reflect the different county totals.
In this process, the Consultants translated the COG land use categories into the generalized
categories used for the sceniarios analysis. Exhibit 5 shows the Standard Industrial Classification

Economic and Growth Allocation and Methodology 3 February 11,1993
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(SIC) definitions of the fion-residential categories in the COG data. The non-residential generalized
land use categories developed for the scenarios analysis are more detailed in several cases than the
COG categories. They also differ from the business cluster definitions used by the Consultants to
analyze the regional economy and to construct the economic scenarios which are the basis for the
detailed employment projections in Exhibit 2. The discussion below. outlines the specific
assumptions and procedures used to reconcile the various land use and economic databases.

The non-residential generalized land use categories developed for the scenarios analysis include
the following;:

< Retail = Retail and all non-office services including lodging, personal
services, repair services, and certain business services.

Office = Finarice, insurance, and real estate (FIRE) and office-related services
such as computer-related, personnel agencies, and professional
services.

Industrial = Agricultural infrastructure, mining, construction, manufacturing,

wholesale, and transportation communications and utilities (TCU).
Public/Institutional = Government, education.

Ag. Production = Ag. Production

The first step was to convert the COG land use categories into generalized land use categories. The
State’s Teale Data Center provided businesss cluster employment data by zip code that is very
detailed in the agricultural, industrial, and office categories and permitted ADE to break apart the
COG “Services” and “Other” categories into retail, office, industrial, and agricultural production -
employment. The SIC definitions of the business clusters are shown in Exhibit 6. The procedures
for this allocation were as follows: -

A. ' TheTealedata foi' the information processing cluster in each jurisdiction represents

a part of the office employment category. We subtracted this employment from the
COG services category and placed the remainder of the COG services category in

the retail land use category.
B. The remainder of the office category is comprised of local services, estimated in

Fresno County to be about 15 percent of FIRE employment (less bank
employment). This portion.of the office employment was subtracted from the coOG

“Other” category. |
C. ADE further divided the COG “Other” category as follows:
Teale cluster data provided agricultural production empioyment.

Economic and Growth Allocation and Methodology 4 February 11, 1998
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. The industrial category received the remainder of “Other”
employment not allocated to office or agriculture.

This process also required translating the zip code geography to the general plan land use
geography. Exhibit 7 shows the zip codes in the county, while Exhibits 8 and 9 show the
employment maps generated by with the Teale data. The maps do not provide information for
all the zip codes due to disclosure restrictions. However, ADE was provided with a complete set
of data for each cluster and zip code in tabular form for use in this projection process.

Exhibit 10 shows the correspondence between zip codes and city and county jurisdictions. Since
the zip codes in most cases are larger than the city sphere of influences ( SOIs), the foliowing rules
were applied to zip codes that include both city and county areas (but not for zips in the
Fresno/Clovis metro areas that are totally within the city limits).

. Ag. Employment - 75 percent to unincorporated region, 25 percent to city SOI.
. Ag. Mfg.- 20 percent to unincorporated region, 80 percent to city SOI.
. Other employment - 100 percent to city SOL

Finally, the resulting employment allocations required minor adjustments to correspond to State
Employment Development Department (EDD) estimates of total employment in each jurisdiction.
Exhibit 11 shows the resulting 1996 population and employment base, and Exchibit 12 shows the
percent distribution of development for 1996 which may be used to compare with the future

projections.
Allocation Process

Allocation of the Preferred Scenario growth increment to the geographic units began with the
business cluster employment. Each jurisdiction’s share of cluster employment in 1996 provided
the basis for distributing the future cluster growth. While we also have data showing growth in
cluster employment between 1991 and 1996, many of the smaller locales experienced extreme
fluctuations or declines in employment during this period. Any projection formulas we attempted
that incorporated the growth data resulted in very improbable imbalances in the growth allocated
to similar, nearby cities and regions. -Therefore, the best results were achieved by using the 1996
distribution of employment as the sole basis for projecting future growth. While this is a relatively
simple approach, it does correspond to the concept that clusters develop from existing buyer-
supplier networks and tend to spread outward from business centers with the highest employment

coricentrations.

In this process the Consultants also recognized the recommendations of the Landscape of Choice
document regarding the concentration of urban development in existing urban jurisdictions. In
‘some cases, adjustments were made to-direct certain kinds of future employment growth into city
SOIs rather than county unincorporated areas even though it currently exists in county areas.

The cluster data (Exhibit 6) approximates the employment categories in the economic scenarios

Econamic and Growth Allocation and Methodology b February 11, 1999
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(Exhibit 2). The combined total of the Teale agricultural infrastructure cluster and food production
clusters {clusters 1-5) provided the basis for agricultural production employment allocations. The
agricultural manufacturing employment corresponds to the food and fibre processing cluster
{cluster 8), and the non-agricultural manufacturing employment corresponds to the metals and
machinery cluster (cluster 6). Office employment corresponds to the information processing
cluster (cluster 7). The Consultants then allocated construction, mining, warehouse, distribution,
and transportation employment in proportion to the total manufacturing employment allocations
in each jurisdiction.

The Consultants determined that a portion of population growth should also follow the cluster
employment allocations. To some degree, the various scenarios emphasize different labor force
characteristics and corresponding housing needs. The alternative emphasizing agricultural
production and manufacturing (B/C) would increase housing demand in the smaller agricultural
communities, while the non-agricultural manufacturing and the information processing
(Alternative D) would focus housing demand to some extent in the Fresno-Clovis metropolitan

areas and the communities along Highway 99.

Therefore, the Consultants calculated the percentage of total employment growth in each scenario
that is in the basic employment categories and allocated this proportion of the population growth
increment in each scenario to the jurisdictions in the same proportion as the basic employment was
allocated. The Consultants used the COG 1996-2020 population projections to allocate the
remainder of population growth in each scenario. The Consultants checked the total population
projections against the 1996 distribution of population and any obvious disparities among the cities
or the county planning areas were corrected. Finally, the Consultants allocated the local-serving
non-basic employment growth in proportion to total population growth in each jurisdiction. The
resulting allocations are shown in Exhibits 13 and 14.

Analysis of the Growth Allocations

Exhibit 15 shows the percentage distribution of the 1996 to 2020 growth increment of the Preferred
Scenario, which may be compared to the 1996 distribution shown in Exhibit 12. The allocations
result in 93 percent of new population and employment growth within city spheres of influence
and seven percent going to unincorporated county areas, compared to 85 percent and 15 percent,
respectively, in 1996. Clovis and the Fresno gain a higher percentage of future growth in -
population and most employment categories than their 1996 share. The only exception to this is
in agricultural production employment which increases more in the county’s unincorporated areas.

The next three Exhibits (16, 17, and 18) show the ranking of the cities according to their growth
projections. Exhibit 16 compares the population growth allocations. While the city of San Joaquin
shows the highest percentage change, this is mainly because it is starting from the lowest base.
Its numerical is Iess than most of the other cities. Otherwise, Clovis and Fresno receive the
majority of growth under the new projection. The county unincorporated area is lowest on the
chart in terms of population growth percentage. It starts out with 15 percent of county population
but gets only 7.4 percent of the increment.

Economic and Growth Allocation and Methodology 6 February 11, 1999
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Exhibit 17 shows a smular comparison for total employment. Fresno and Clovis are projected to
gain most of the new jobs, although small cities like San Joaquin and Huron score well on a

percentage basis. The unincorporated area is again last on the chart.

Exhibit 18 shows the differences by type of employment. Fresno and Clovis have very large
percent changes in the office sector, which has the most job growth in the Preferred Scenario. This
is major reason for their total employment growth being so high. Comparing Exhibit 12 and 18,
Fresno has 70 percent of office employment currently and gets 80 percent of the future increment.
Clovis has nearly 10 percent of the 1996 office employment base and gets 16 percent of the
increment. Part of the reason for this strong performance is that Clovis experienced rapid growth
in the prime business sectors comprising the information technology cluster which is a focus of the
economic development strategy. The unincorporated area, on the other hand, is estimated to have
more than eight percent of office employment in 1996 but gets less than one percent of the
increment. This is an adjustment made to reflect the Landscape of Choice as noted earlier.

In the industrial sector, the unincorporated area appears in Exhibit 18 to have a very high growth
rate, but again this is a function of the extremely low base in 1996, Some food processing
development is likely to occur in the unincorporated area as this sector expands rapidly and this
is the reason for the projection.

Comparison of 2020 Population Projections with City and County Holding Capacities

Exhibit 19 compares the new allocations to the estimated population holding capacities of each
jurisdiction for the year 2020 (column 3 of the table). In most cases, the year 2020 holding
capacities in the exhibit are hypothetical estimates made by the Consultants to extend the general
plan horizon year for each ity out to a consistent point for comparison with the growth scenario.
This was done for all the cities except Clovis and Fresno (proposed 10z alternative), whose general

plans already extend beyond 2020.

For most cities, the growth rates in column 3 of Exhibit 20 were used to make this adjustment.
These are the rates implied by the difference between the city’s 1996 population and the buildout
population in the general plan horizon year. For Fowler, Huron, Orange Cove, and Sanger, where
the buildout population had been excesded by 1996, the growth rates in the first column of Exhibit
20 were used. These rates reflect actual growth from 1990 to 1996.

The general plan land use consultant, Crawford, Multari, Clark & Mohr (CMCM), estimated the
county holding capacity. The total unincorporated area holding capacity is estimated at about
379,400, which reflects 80 percent of theoretical capacity at maximum zoning densities. CMCM
revised this analysis from the figure presented in the Economic and Growth Scenarios report based
on more detailed GIS measurements recently completed.

As shown in Exhibit 19, the new growth allocations can be accommodated within the holding
capacities for each area/jurisdiction except for the city of Firebaugh and the unincorporated East

Valley area.

Economic and Growth Allocation and Methodology 7 February 11, 1999
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METHODOLOGY FOR TRANSLATING THE PREFERRED ECONOMIC SCENARIO
INTO A GROWTH SCENARIO

New employment and population allocated geographically in the previous phase was translated
into a physical growth scenario using exactly the same methodology used in the Economic and
Growth Scenarios report (see Exhibit 21 and 22), Based on a set of assumptions and multipliers
(see Exhibit 23), population growth was converted to dwelling units and ultimately to residential
land demand (acreage) (see Exhibits 24 and 25). Employment growth was converted to new
building square footage and ultimately to non-residential land demand (acreage)(see Exhibits 26
and 27). The assumptions and multipliers used in this step (see Exhibit 21) come from various
sources, but are generally based on current conditions in Fresno County and California. Some of
these assumptions and multipliers such as residential density could be altered by local policy
choices, which, of course, would change the land demand estimates. Exhibit 28 summarizes
residential, non-residential, and total land demand by geographic area for the 1996-2020 growth

increment.

Exhibit 29 compares the total land demand for each city with the amount of land within current
LAFCO-adopted spheres of influence. As Exhibit 29 shows, projected land demand in 2020 can

be accomunodated within each city’s current sphere except in the case of Fresno. It should be noted
that this comparison in Exhibit 29 does not consider either vacant land and other infill possibilities

within current city limits or existing development within city unincorporated spheres which could
limit future growth. These two factors would offset each other to some extent.

Economic and Growth Allocation and Methodology 8 February 11, 1999



EXHIBIT 1

Sierra Nevada
Mountain Area
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EXHIBIT 3

BEA County | DOF Population
Employment Estimates

Adjust COG Land Use
Base

v
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EXHIBIT 5

STANDARD INDUSTRIAL CLASSIFICATION CODE
8Y INDUSTRIAL CATEGORY AS USED IN THE TRAFFIC MODEL

: STANDARD INDUSTRIAL
CATEGORY CLASSIFICATION CODE"

" Retail §211 - 5008

Sarvices 7011 -8111
8322 - 8999

Government - 411
. 43N

8231
9111 -8389
9431 - 9799

Education 4151
. 8211-8222

8241 - 8299
8411

Other - 0111 - 4013
4119 - 4142
4173 - 4231
4412 - 5199
6011 - 6799
9989

* Standard Industrial Classification (SIC} codes are the classification
standard used by all Federal and State economic statistics ‘
tabulated by industrial sector.

siccodes.wh?2



CLUSTER 1 %
SIC  AGRICULTURE INFRASTRUCTURE
a1l Soil prepanation services
072 Crop servica
076 Farm labor sdd mesagemant scTvices
0131 Orrumental Floricultere and Nunsery Producn
2857 Agricubmral chomicals
34231  Hund and cdge tooks, nes
3523 Farm puchinery snd equipment
3524 Lawn sad garden equipment
3561 Pumps and pumping cquipeecat
497 lrriganion syseems
Japuts & Equipmcat
244 Wood Containers
265  Paperbosrd coataincry and bores
275 Commercial Printing
3081  Unsupporned plastics fllm & shect
3086  Plasdcs foam products
3089  Plasdcs produc, pee
3221 Glass contamers
341 Mol cans sod shipping conuiners
3458 Crowns and closurcs
Packeging Material
3535 Coaveyors sad conveylng equipmen
3536 Food producs machinery
31548 Packaging mushinery
Proceming Equipmont
4221 Farm product wanthousing asd Konage
4IX2 Refrigermad warchowsiag sad sotage
473 Freight raneporiation arrengement
41 Miscciincotn rraponKtios scrvice
 Swirage snd Distributioe
¢ Commodity contracts brokers, deakn
83 Security sad commmodity exchanges
Faancia] Services
CLUSTER 2
SiC COTTON CLUSTER
0131 Come
724 Coctm gmning
Cozoa Production
2074 Cotooseed oil mills
Cotton-based Food Product
21 Broadwoven fabric milli, cogoa
236 Texdls falshing, sxcept wool
228 Yum and thread mills
1 Mis. fabricattd wexle products
Codon Textlle

EXHIBIT 6

CLUSTER 2

sic

a6
a7
ora2

ore

203
2068
2084

5141
5142
S48
559
s182

FRUTTS, NUTS, YECETABLES CLIGTER

Vegetabie
Fruits and Tree Nuts
Food Crogs Grown Under Cover

Generd Farms, Primarily Crop
Vegetable & Fruit Produstion

Preserved fruits and vegetabls
Salizd end rosstsd nuts and seeds
Winer, brandy, and brandy spinis
Proceased Vegeubles, Fruils, Nuu

Grocerias, general fine
Packaged frozen foods

Fresa fruiis and vegetbles
Farm-product raw maizrials, nce
Wine and distillcd bevernges

 Distribation-Fruit & Vegeuble Producu

CLUSTER 4
SIC  OTIER AGRICULTURAL CRCPS

114
o
Q134

2041
2043
2044
2045
2046
W5
205
2075
2076
2096
038
2009

5143
5149
5133

Cash Grains
Sugercane and Sugar Beeu
Irish Powios

Crber Crops

Flour and other greia mill producy
Cereal breakfase foods

Rice mllling
Preparcd flour mixes snd doughs
Wet com milling

Bakery products

Sugar and confectionsry producu
Soybean oil mitls
Vegeublc oil mills, nec

Potato chips and similar saacks
Macaron! 20d spagheni

Food preparatioas, nes

Misc, Proccased Food Producu

Confecuancry,
Grocenies and relased products, s

Grutn and fickd beara
Distributica-Other Food Product

SIC DEFINITIONS OF CLUSTERS

CLUSTER &

$I1IC

02t
1]
a2
Q27
029

o
azs

0139
048

W
02
2047
un

5143
5144
147
5154

LIVESTOCK, POULTRY, DAIRY CLUSTER

Livestock, Expept Daity and Poultry

Dairy Farms

Pouiiry and Egps

Animal Specialues

General Ferms, Primarily Livestack & Ang .
Livennck Production Anitmal Speei

Vﬂ_ztiury services
Aniral servicey, EXCEPE Vercrinary
Livestock Services

Field Crops, Exeept Cash Grains, NEC
Prepared feeds, nec
Feed sad Pagnire

Meat producs

Dairy producy

Dog and cxz food

Animal sod maring faiy aod oils -
Procensed Animal Products

Dairy products, exc. dried or canned
Pouliry and pauiuy products

Meus and meet producs

Livenock =
Distribution-Livettock & Animal Produc

CLUSTER 6

SIC

344
347
349

354
3562
3563
3364
1566
3567
3568
1569

359

5083
508+
3045

METALWORKING & MACITINERY CLUSTER

wwwm
Mctal servicex, mcc

Misc. fabricaed metal produce
Fabricad Meowl Producn

Mewlworking machinery

Balt and moler betrings

Alr and gas compressors
Blawers and fans

Specd changers, drives, and gears
Industriel Asmacer 3nd ovens
Powcr transmizsios equipment, nes
Groenl industrial machinery, aec
Industrial machincry, nes
Mechanice] Equipment

Fuuu&wdawhay
Indtustrial machinery and equipment
Indistrial srpplics
Distributioa-Machinery

CLUSTER 7

sIc

531

7
e
[ 7]
174

INFORMATION PROCESSING CLUSTER

Life iosurance
Compur snd datx procesaing scrvices
Bustness srvicos, et

Accounting, sudldng, t.hool:keeph;
Masagement and public reletions

- e pp———



EXHIBIT 6 (CONT.)

FOOD AND-FIBRE PROCESSING CLUSTER

CLUSTER 8

sIC

201 Mext products |

202 Dairy products *

103 Preserved fruits and veg.

2047 Flour

2043 Cereal

2044 Rice milling

2045 - Prepared Roar mixes

2046 Wet com milling

2047 Dog and cat food

2048 Prepared foods

205 Bakery produsts

206 Stgar products

2068 Salted and rossted nuts/saeds

2014 Cottonseed oil mills

2075 Soybean of) mills
2076 Vegetable oil mills

2077 . Animal fats

2084 Wines and bexndy

20% Pocato ehips, ¢ic.

2098 Macgroni

2096 Food preprations, nes.

21 Broadwoven cotton mills

25 Textile finishing, excepe wool

2 Yarn and thread mills

39 Mise. Fabricated textiles

su )

5142 Packaged fropen foods

5143 Dairy products

Sl4d Foultry

S145 Coafcctionsry

5147 Meat products

5149 Grocerics, nec.

518 Wines and distilled beverages
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ZIP CODE ALLOCATION TO CITY/COUNTY JURISDICTIONS

Jurisdictions
EAST VALLEY
Clovis

Fowler
Fresno .-

Kerman
Kingsburg
Orange Cove
Parlier

Reediey

San Joaquin
Sanger

Selma
Unincorporated

Sierra Foothills

West Valiey
Coalinga
Firebaugh
Huron
Mendota
Linincorpaorated

EXHIBIT 10

Zip Codes

93612

83720 {Share with Fresno)
93710 ({Share with Fresno)
93727 {Shar: with Fresno)
83611 (Share with County)
83625 .

93720 {Share with Clovis)
93710 (Share with Clovis)
83727 (Share with Clovis}
93706 {Share with County)
93723 (Share with County)
83727 (Share with County)
93702

83721

73701

73703

73728

73705

73705

73704

73650

93711

83630

93631

93646

93648

93654

- 93660

936567
93662
93242
93656
93609
83652
93627
93611 (part)
93618

93210
83622
93234
93640
93620
93608
93668
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EXHIBIT 21

e

RESIDENTIAL

Single Family

v

Determine Residential
Splt - DKS

Y

Datermine Persons Per
Household- DKS

!

Muttiply Poputation by
Res. Spik and divide
by PPH

v

Add 5% Vacancy Rate

v

Dwolling Units

I

Divide DUs by
Units Per Gross Acre
4

Gross Acres

Multi-Family

Y

Determine Resklential
Spit - DS

y

Deatermine Persons Per
Housetold - DKS

Multipiy Popuiation by
Res, Spit and divide by
PPH

Add 5% Vacancy
Rate

v

Dwelling Units

h 4

Divide DUs by
Units Per Gross Acre
@

Gross Acres




EXHIBIT 22

NON-RESIDENTIAL

4

Retail, Office,
industrial, &
Pub. Fac.

|
) 4

Muit. Total Employses
by Sq. Ft. per
Empioyee

v

Mutt. Total Sq: Ft. by
10% Vacancy Rate

v

Divide Total 5q. Ft. by
FAR and 43,550

y

Mult, GrossA.mW
. 15% (for rozds)

L

Gross Acres

Y

Cther Land
{Parks)

v

Mult. Population by the
ratlo of 10 acres/1000

persons

v

Gross Acres




Exd

Residential Development/Land Demand

Average House Size: Varies by city and geographic area; based on Council of Fresno
County Governments projections
Single Family /Multi-family Split: Varies by city and geographic area; based on
Council of Fresno County Governments projections
Vacancy Rate: Assumed average 5%
Density: Assumed 4 units per gross acreage for single family and 8 units per acre for
multi-family .

Non-Residential Development/Land Demand

Employee Density and Floor Area Ratios

Retail: 550 square feet/employee, .25 floor area ratio
Office/Professional: - 300 square feet/employee, .25 floor area ratio
300 square feet/employee, .50 floor area ratio
{for the Fresno and Clovis ares)
Industrial: 1,000 square feet/employee, .35 floor area ratio
Public/Institutional: 300 square feet/employee, .25 floor area

Vacancy Rate: Assumed average 10%
Conversion of Net Acreage to Gross Acreage: Add 15%

Other Land Development/Land Demand

Parks, Other Open Space, Miscellaneous Land Uses: 10 acres per 1,000.population
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EXHIBIT 28

LAND DEMAND SUMMARY
1996 - 2020 Growth Increment
Residential Non-Residential Total

Gross Acreage Gross Acrea&e Gross Acreage
FRESNO COUNTY TOTAL 24,070 13,667 37.737
EAST VALLEY TOTAL 23,079 12,940 36,019
Clovis 2,928 1,628 4556
Fowler 132 81 213]
Fresno 16,684 9,415 26,099
Kerman 203 105 308
Kingsburg 195 120 315
Orange Cove 107 101 208
Parlier ' 157 136 293
Reedley 451 : 244 695
San Joaquin 126 71 197
Sanger ' 332 281 613
Selma 434 289 723
Unincorporated East Valley 1,330 470 ' 1,800
SIERRA FOOTHILLS (county) 173 59 232
SIERRA NEVADA MTNS. (county) 31 12 43
WEST VALLEY TOTAL 785 656 1,441
Coalinga 148 161 309
Firebaugh 113 104 . 217
Huron _ 150 143 293
Mendota - 149 - 122 - 271
Unincorporated West Valley 225 - 126 351
COAST RANGE FOOTHILLS 2 0 2
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EXHIBIT 29
LAND DEMAND AND AVAILABILITY
FOR CITIES WITHIN FRESNO COUNTY
Total Gross Acres - Residential and Non-Residential Land Demand
1996 Acreage in | 1996 Acreage in | Unincorporated Land I
City $01 City Limits Acreage in SOI' | Demand Acreage!| Difference’

Coalinga 5,248 2,624 2,624 309 2,315
Clovis 14,592 9,856 4,736 4,556 180
Firebaugh 3,200 1,984 1,216 217 999
Fowler 4,544 1,215 3328 213 3115
Fresno 90,880 66,752 24,128 26,089 {1,971)
Huron - 1,344 1,024 320 293 27
Kerman : 3,072 1,216 1,856 308 1,548
Kingsburg 3,648 1472 2,176 315 1,861
Mendota 2,240 1,344 896 271 625
QOrange Cove 1,664 1,024 840 208 432
Parlier : 1,664 960 - 704 ' 293 411
Reedley 4,672 2,752 1,920 695 1,225
San Joaquin 960 640 320 197 123
Sanger 46m] 2,880 1,792 . 613 1,179
Selma 6,528 2,496 4,032 723 3,309
1. This represents the total amount of unincorporated land outside city limits but within the city sphere of influence.
2. Taken from Exhibit 28,
3. The “Difference” column shows the difference between available land and land demand. The negative value (in

parenthesis) shows land demand that exceeds available land. This does not reflect potential infill development

within city limits or existing development in the unincorporated sphere of influence.

Sources: Consultant Team; Fresnoe LAFCO




